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•Latin America, where it

people are homeless

ten dwelling units per 1,000 inhabitants, less than two dwell-ing

units per 1,000 are being built at the present time in the

majority of countries concerned

inevitably become more acute,

urban construction will be required in the next 40 year's than

hitherto in the whole history of man.

2/

eliminate existing shortages, to house the increases in population,
and to replace units which become obsolescent '•"■= j 2/

From World Housing Conditions and Estimated
"Department of Economic and Social Affairs, United Nations*

Sales No. 65.IV.8*

I.

both qualitatively and quantitatively, and the provision of urban

facilities and community services has fallen far behind the
requirements of rapid urbanization.

or are destroyed.™
While'the annual construction in these regions should be at least

an alarming rate,

See tables 1 and 2, Appendix.
H°us 12 Z Acquirements.,
New York, 1965# —-

Moreover, the situation will
t--. Czj q’/z. v p-.:—?

as in the-next-40--years -the world’s

population is expected to rise to 7,000 million and about PG—per— cent

Housing in the Economic and Social Setting.

Difficult political, economic and social decisions are
involved in defining the place of housing among other program^ of

more than 1,000 million
or living miserably in sub-standard housing.

The governments of all the less developed countries face mounting

needs for housing and urban development, as, in general, housing
conditions are continuing to deteriorate at

Although the housing problem is world-wide in scope, it is

particularly acute in the developing regions of Africa, Asia end

is estimated that

In the developing regions, from 24 to 27 million dwelling
units should be constructed annually from 1965 to 1975 to

will become urban in character. With world population increasing at
2 per cent per year and urban population by over 4 per cent, more



- 2 -

national development,,

Resources and aspirations must somehow be Hatched and priorities

must be established toward meeting the basic objectives and the

action,.-hEWdver} for the establishment and administration of

sound policies and programmes, there can be no sound progress

The limited resources are likely to bein this sector.

dissipated in the construction of a few high-cost projects

which will serve only small segments of the population, or the

of controls rill foster excessive speculation in land whichlack

further drive housing costs beyond the reach of those whorill

need

It is clear, of course, that both

public and private resources available for investment in the

housing and urban development sector are limited, and must

therefore be utilised effectively to achieve a sustained

Living conditions for the masses of the people will

continue to worsen, with all the implications and potential

explosiveness that this will entail in the conditions of the modern

world. No government today can therefore afford to overlook the

it most.

evolving standards which rill be part of theKtransition from

traditional to modern societies,.//Without effective government

r" ajupoi uanr contribution to political stability, which in turn

•promotes - economic development* riecause-it-will-provide-people

with-a-stake-and hope of-meeting their fundamental. aspirations -

6ven if they could be provided,jobs, food and health are not

Enough to prevent unrest.

increase in the levels of housing production and improvement.

.there is no doubt that attention—to

Xho-^ing^d^the.better assurance ..of urtenriandrienure- can make

an important contribution to
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organisational- concepts and too3.s

programmes for sound housing and

urban developmentYwhich

efforts to

increase industrial and

promote general social welfare However, in overall national0

development programmes, housing is a form of investment which

must compete with these other areas for the limited available

supply of investment funds, and in these terms it falls between

the quick returns of agriculture and industry, and the slow

education.

to stimulate savings, mobilize other,vise unused resources, and,
through the building industry, serve as a breeding ground of

Good housing is not produced "automatically" as the result
Slums are being created faster than

ever before in the expanding urban areas of the majority of less
they were in Western Europe a century ago.

developing regions

must deal with, but the problems

where urban growth rates are often twice as high

of progress in other fields.

skills, technology, management and enterprise.

developed countries, as

The rising tide of urbanization is a phenomenon which all countries

are particularly difficult in the

agricultural productivity, to. raise and

maintain standards of education

of sound public administration

for the formulation and
execution of the policies and

. ,J
------ 1 are so closely related to other

fundamental aspects of the national economic and social setting.

The betterment of living conditions unde-rl-i ss

, health and sanitation, and to

returns on infrastructure investment such as for health and

Yet, housing programmed can also be an important

incentive to overall economic development in that they can serve
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Moreover, in the midst

decreasing amounts of capital goods and other essential imports

from their industrial trading partners.

The lack of decent housing lias its roots in the typical

characteristics of many developing countries - the low per capita

incomes, the high rates of population increase, the under

utilization of natural and human resources, the prevalence of

the absence of an organized building industry,

of appropriate financial institutions and savings systems, etc.

It is up to national governments to establish the strong

organizational structure required to cope vith the problems

involved,

functions and responsibilities between the public agencies

concerned in one way or another with the improvement of the

able to bridge the gaps

public and private sectors in meeting both urban and rural housing

living environment, and which will be

in terms of co-ordination, direction and communication between

needs.

one which will provide for a clear allocation of

g neral increases in population, while environmental living

conditions in ths rural

speculation in land,

. areas remain primitive and unacceptable.

of rapid urbanization, the developing

countries today have inherent problems of trade, development,

slow economic growth rates, and in "catching up" to the

industrialized countries, which further hamper their efforts to

deal with their urbanization problems in an orderly way. Whi 1 e

their natural resources are still largely underdeveloped, their

productive tools and capital resources inadequate, the developing

countries must pay more in primary commodities and materials for
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As Projecting Housing Needs

requirements and the fact

investment,

However,programmes.

themselves key factors in the processes of fostering national

economic growth and productivity, as well as social development.

This recognition is evident from the large number of national

economic plans which now give increasing importance to the housing

sector in terms of specific targets for public and private

well as for meeting the housing needs

unprecedented growth of urban areas in developing countries -fwhile

National programmes areproblem of urbanization is incomplete.

needed to plan, regulate and build urban areas and to provide them

and Availability of Be sou r c e s

In all developing countries

Moreover, in view of the

resources so as to achieve

increases in "real income", from which savings will later become

available for the undertaking of broad housing

as housing needs have become

singularly productive type of

economists traditionally have urged that underdeveloped

countries should conceitrate their

tol;al-population--wil-l-increa&e-by-lt-e-pep-cent~irn.the next—15~years,

the~number--of^wban^dwellers'will _libuble.rin.ihiS'Lsame period it is

apparent that any development plan or programme which ignores the

development programmes because housing arri urban development are

or private sectors.

, the needs for housing far surpass
the availability of resources to meet them, whether from the public

In view of the vast

that housing has not been considered a

more pressing and urgent of solution,

it has also become clear that this sector deserves major continuing

attention from all concerned with the structuring of national

investment, employment, productivity, savings, health, etc., as
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with acceptable levels of municipal services if economic and social

development goals

minimum of imported resources; locally available materials can be

processed with indigenous labour to produce satisfactory housing

with little or no drain on foreign exchange and thus idle human

and natural resources are made useful; second, the desire of an

individual for a better place to live may itself stimulate

saving or unlock hoardings; unlike more sophisticated forms of

investment, housing is tangible, near and conceptually similar to

the typically familiar investment in land as such; and, thirdly,

investment in housing creates immediate employment as well as

raising the standards of living at once for large numbers of

people and thus creates incentives as well as satisfying hopes

This is especially true if primary, secondary and

multiplier effect throughout'the economy of a dollar of investment

in new construction is comparable to that for many manufacturing

savings and capital and stimulate investment that would not

otherwise take place, but it has now been shown that the total

people rather than in capital goods, it has at least three advantages:

first, it can be handled with a maximum of 1 ocal resources and a

and desires for individual and family betterment.

industries.

If housing is considered as direct investment in

are to be achieved.

Further, it has been shovm that housing

Not only may housing programmes aid in the formation of

programmes may, under

certain circumstances, be as productive as alternative forms of

investment.
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tertiary effects of investment in

range of a nation's economy,,

tendencies

On the other tend, if the supply of housing lags very far

behind the effective demand, the price of housing rises} which is

also inflationary.

V.dth their existing accumulated needs, high population growth

At present,
in the developing regions, investment in housing typically ranges

If the pace
of housing construction is to be increased from two t o ten dwelling

units per 1,000 inhabitants, investment would have to be stepped

up to about 6 per cent of GKP, and channelled into low-cost housing

It is evident that even with standards fixed at a very low

any

need:

some dangers of adding to inflationary

by overstimulating housing programmes, it is clear that

savings are the key to this problem and that under favourable

rates, and rapid urbanization trends, the less developed countries

to -whetner to dedicate more of their

for the mass of the people.

residential construction

are considered, when the multiplier effects of expenditures

are apparent throughout the whole

shortage or deficit.

circumstances, well-planned and well-organized housing prograjnmes

vail call forth surprisingly large volumes of internal private t

from 1.5 to 3 per cent of the Gross National Product.

resources now to housing and urban development sector.

level, most developing countries will find it impossible to deal in

comprehensive way with the three main constituents of housing

population increase, replacement, and removal of the existing

As a maximum, efforts have usually been directed

funds.

Although there are

face difficult decisions as
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difficult to attain. As a

met which are directly
such as in connexion with the

and

future requirenents, so that an overall framework can be established

for a long-term programme. Attention should be directed, however, to

factors which are directly related to action programmes on a short

term basis, such as geographical distribution of households, size

of households, marital rates, population movements, etc.

A. balancing of the factors involved in the above discussrorT
(

will help to resolve the basic question as to the total amount of

investment resources which should and could be allocated to the

Moreover, it may be possible, as

toward keeping the housing situation

but even this objective has

progress and growth.

But info relation still must be assembled on both a national

increasingly systematized way.

hbusi ng sector 0

from deteriorating further,

become increasingly remote and

minimum, most developing countries

recognize that housing needs must be

and local basis regarding the existing housing situation and on

Even, if such resources are at first allocated on a

very minimum basis,'the important consideration is that these*.Ac

-allocate ons«.beqregula£ to^enable a central agency and staff to be

built up so that the 'overall problems will be dealt with in an

related to economic development,

establishment of new industrial centres, the needs of key

industries, and to achieve a better balance of economic

development between different regions of the country.

Increasingly', also, priority is being given to the housing

needs of specialized groups, such as teachers, technicians,

professionals who are essential to a country's
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an

asset which should be preserved and maintained To be examinedo

here are such points as whether present tax policies and rent

control measures aid or impede the general objective, and whether

It must also be recognized that the concept of housing is much

more than physical shelter, and requires coordinated physical, economic

It is concerned with the creation of the dwellingand social planning.

environment of the people, but it is also an integral part of the

broader process of urban development, city construction and

There are also pronounced inter-relationships

between the way that the needs for rural housing and community

reconstruction.

In the first place, evaluations should be

made of the existing housing stock, as this may well be the

largest single component of national wealth and much of it is

Considering the limitations

allocated to the housing sector, following are some of the key

readily available at reasonable cost.

to a steady share of a

on the use of national resources

small loans or grants for repair, expansion and maintenance are

Spain's Sixteen-Year National

Housing Plan, for example, is predicated on a steady share of

22.5 per cent of Gross National Product, which was conservatively

estimated at an assumed 5 per cent growth rate.

Perhaps more important

several countries are

facilities are being met and the flux of migration to the large cities.

already doing, to plan future housing

programmes so that they will be related

rising Gross National Product.

housing programmes.

as a natter of development policy is

how the share of resources should be allocated among alternative
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Questions to be decided
development plans and

ard

1. How should housing construction

urban and rural areas?

2.

are likely

3.

4. How will alternative housing programmes affect the balance of

payments in the short-run end in the long-run?

5. To what standards should housing be built end community

facilities provided, and how can such standards fit in with a

transition from traditional to modern living?

6. To what extent should individual initiative and group

responsibility be promoted through housing programmes?

Questions of this type illustrate the complexities of

formulating national housing programmes, and the importance of

objective procedures for determining optimum housing programmes in

the developing countries0

be allocated among different
income groups m the population, and between

sectors, and what combinations

of direct investment in housing and public facilities

to be most efficient?

upon by governments in drafting their

establishing basic housing policy

accompanying programmes:

Vfliat proportions of direct investment in housing should be

undertaken by the public and private

I'/hat methods of financing, taxation and subsidies should be

used, and what will be the impact of alternative housing programmes

on government revenues and costs of public administration?



- 11 -

B„

most developing countries will

very wide.
of unit costs with the

were much more efficiently and

or o

be self defeating, by speeding up the inflow of impoverished

families needing shelter. Experience indicates that a frontal

attack on the housing deficit through large-scale public

construction programmes in many countries must await the attainment

of a certain level of overall development and income.

It may be far better for the governments of the developing

countries to undertake a multi-pronged approach to their housing

needs which will give less emphasis to direct construction as such,

but devote more attention to policies which will foster an overall

institutional structure and framework to deal with the basic problems

A thoughtful formulation ofinvolved in housing for the masses.

policy may indicate that sound planning and programmes for land

multiplier effect for the resources invested in the housing sector

than will direct construction.

even keep it from growing

A massive housing programme concentrated in the large cities will

A comparison

maximum proportion of national income

that could be allocated to the housing sector will most likely

indicate that, even if resources

High yield returns of resources

equitably used, a

ac.qwi si on and provision of public services may have more of a

Jjevelojcmert .Plans and Housing Policy

A review of housing needs in

programme of direct construction of housing

would not reduce the existing deficit

usually reveal that the gap between the market price of housing

meeting minimum conditions of adequacy and the ability to pay

of the large low-income population is
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groups to meet their

using a maximum of indigenous

countries.

The role of government in

and investment in and, of course,

cons-

Orientation of Government and Administration to Meet and Interweave

Any programme which approaches the housing deficit as a problem

The
fact that housing needs are usually broadly distributed geographically

soluble bv itself will inevitably be frustrated by the wider structural* «
weaknesses prevalent in the economies of most developing countries.

efficient construction and building materials
industry, which should ultimately result in increased rationalization, higher
productivity, and lower costs, can be very much encouraged by government

Core housing schemes
materials, rather than projects built
are also likely to maximize the

The economic significance of the construction industry in selected
countries'is shown in Table III, Appendix.

Needs for Housing and Community facilities

The development of an

policies that will promote steady and growing investment for residential
truction and related community facilities.^

backstopping and supporting private initiative
the housing sector deserves major attention,

has direct implications for how appropriate institutions in this field are to

be established and how they are to function in relation to the overall policies
for housing and urban development.

as cheap imitations of Western standards,
effective utilization of resources in many

overall programmes for the improvement
and to assist low-income

°™ housing needs through self-help, mutual aid and cooperative and non

profit housing endeavours.

invested also can be derived from

of existing housing conditions



- 13 -

makes it essential that there

Also,

the

resources

of the private sectors concerned to make a maximum contribution to

The problems involved in developing and executing programmes

of housing and urban development are complex and cut across many

areas of activity - economics, architecture, engineering, education,

By

relationships and impact of housing and urban development, the

national planning offices of

devoted to this sector, for assistance in developing the general

framevrork for programming in this fields

However, even thou^i the national planning office may have a

sector concerned with housing and urban development, this is not, of

be a national coordination of effort
through a central administrative

respective levels.

In addition, the agency, through its programmes and techniques of

operation, must stimulate and mobilize the efforts and

some countries have special staffs

agency for dealing with the

problem m all its aspects, technical as well as financial,

such an agency must develop sound patterns of administrative

relationships with local, state and regional authorities who should

be aided to assume greater responsibilities for dealing with

housing and urban development problem at their

the solution of national housing needs.

regional planning, public administration, law, sociology, etc,

their nature, they require governmental action - for the

determination of needs and resources, formulation of plans and

policies, and implementation of programmes,^

(To deal with the overall questions of priorities, Inter

public health, social welfare, community organization, city and
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course, any substitute for

There is no doubt but

charged with

development,

and that the

planning for econoraic and

regions and by sectors, development of programmes in rural areas

which might affect rural-urban migration patterns, etc.

The type of agency which should deal with housing and urban

development will depend on many factors, such as the country's

political structure; the fractions of existing agencies in such

fields as public works, health, sanitation, social services, etc.;

the number and competence of available professional and technical

Whether the agency should be an arm of the executivepeople, etc.

branch,

But, as its programming

both to act directly and to coordinate

the vrark of

need a top-level public agency

responsibility for the whole field of urban

or direction.

The agency may be empowered

other agencies concerned in one way or another with housing

including housing, city and metropolitan planning, etc.,

head of such

a separate Ministry, Autonomous Institute or Corporation,

sn effective administrative agency

which wall also become deeply involved in basic questions of

planning, programming, financing, etc.

tint every developing country will

an agency should participate in top-level

social development.^ Included in the areas/

of concern for housing policy and programming are such matters as: i

formulation of national development goals and targets, detfnvm'nat.-inn

of policies for location of industry, allocation of investment by

are Questions to be discussed in detail.

and operations will be heavily involved with questions of investment

and financing, it seems apparent that it must be conceived broadly

enough to include such questions within its framework of supervision
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and urban development.

with regional

whether and to what extent a national

will depend upon

country. High-level representation for

the agency is important because it must assess the over-all situation vdth

or

local physical urban planning can be established. Such a relationship is

indispensable if housing and urban development are to receive adequate

consideration within national economic development plans and if programmes

for housing and urban development are to make an effective contribution

toward progress in meeting the goals and objectives of national economic

development plans. Such plans are frequently based upon projections and

considerations of a regional character - the location of new industries within

opening up of new lands for agricultural cultivation through irrigation or

the building of new portsother means, the creation of new sources of power,

therefore, investments areIn all cases,and transportation facilities, etc.

or the broader goals andrequired for housing and community infrastructure,

objectives will not be met because of the failure to take adequate account

It may prove difficult to attract and to
be most important in stimulating viable profit-*

re-ard to the developing urban areas, and bring the urgent problems involved

to priority consideration by the competent authorities.

approval of proposals made

or local development plans.
4

a context of natural resource accessibility or of nearness to markets, the

of the human and social aspects.
A national housing agency, in fact, can be most important in stimulating viable profit-*
making enterprise in the building and financing of houses.and in the manufacture of building
materials. A viable profit-making building industry serving the middle and upper classes
and providing all—ether types of structures is frequently the base from which construction
for families of lower income must be developed. * • <

It m-y also be assigned an important role for the

promotion, organisation and regulation of non-profit housing enterprises,

such as co-operatives, and for the supervision an

by private developers in accordance

This is one way that

a functional relationship between national economic planning and regional

agency for housing and urban

development operates through decentralised regional offices or through other

existing public bodies, such as states and unicipalities,

the nature of the situation and the
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force in the area which

at a subsequent date for

considerati ons.

plan, must be based upon an objective diagnosis of the present realities, should

be adopted through a rational process of decisions involving the confrontation

and short-term programmes^

Among the countries which are including comprehensive chapters on housin,

and urban development policy within their economic development plans are Ghana

In many cases, however, it will be helpful

implementation of a broad policy which includes both housing and urban development.

Such a policy,to be effective, must be an integral part of the national development

India, Pakistan, and Venezuela, etc

for a developing country to express its housing policy in written ioxiu, such as

[ was done in the declaration of National Housing Policy set forth in the 1949

"The Congress hereby
the nation and the 1.
.housing production..
the elimination of t—---------
clearance of slums and blighted areas, am tne rea-savion as soon as
feasible of the goal of a <--------
for every American family."

productivity, civic irresponsibility, social

unrest, and which will require heavy public investment

its clearance end rehabilitation.

maintain a suitable labour, technical and professional

is to undergo accelerated development

community facilities, etc.

Housing Act of the United States:

- declares that the general welfare and security of
health and living standards of its people require

sufficient to remedy the serious housing shortage,
substandard and other inadequate housing through the

decent home’in a suitable living environment

lhe importance oi local and municipal development planning and investment,

in outline and in detail, becomes particularly evident in such overall regional

It is apparent that there can be no comprehensive approach to

the solution of housing needs in any country without the establishment and

without adequate housing, schools, and

Or, there may occur a mushrooming of substandard,

transitional, a„i unhealthy housing and comity unties Kill tend

to produce conditions of decreased

of alternatives, and should be expressed by means of long-term, medium-term
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The Act then stated:

In Sweden,

satisfactorily large housing

towards spacious and well-equipped dwellings, and (3) Finally, the support to
housing shall contribute towards a limitation of the yearly housing costs of

general subsidies through low-cost housing loans, interest subsidies and hous
ing allowances has been a basic feature of Swedish housing policy.

In Japan, where public housing construction plans are formulated every
three years under the 1951 National Housing Law, national housing policy has

Under this Policy it is stated that the Government and the local public

The numberconstruction.

obliged to programme to build public rental housing mainly for
that, in order to encourage orderly

a development of house building

government housing policy was expressed in 1963 as having these
three main objectives: "(1) It shall promote a
production; (2) It shell further promote

bodies are
low-income people and urban employees;
private housing construction by individuals and private corporations, it is
the duty of government to develop housing areas and supply housing lots,
as well as to assist them financially and technically in their housing

of housing units to be constructed by public bodies

been expressed by the slogan, "A Dwelling for Every Family", under a new seven-
year programme from fiscal 1964-65 to build 7,800,000 dwelling units.

shaU li- (11 »ri™S t “ tte national housing objective ...
Srt of ihe totS “t?Prlse encouraged to serve as large a

h af lt canJ (2) governmental assistance shall betoS ntd W We to enable private enterprise to serve more of the
* fi-Ad + i appropriate local public bodies shall be encouraged and
? / , ? Xund®rvaxe positive programmes; (4) governmental assistance
to elim_nate substandara ano. other inadequate housing through the clearance
of.slums and blighted areas .... shall be extended to those localities
which estimate their.own needs and demonstrate that these needs are not
being met through reliance solely upon private enterprise, and without such

and (.59 governmental assistance for decent, safe, and sanitary farm
dwellings and related facilities shall be extended • ••«» etc»M,

households who need to be supported in their demand for housing." The use of
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